SEPTEMBER 20, 2005

A regularly scheduled meeting of the Wantage Township Land Use Board was held on Tuesday, September 20, 2005 at 7:30 p.m. at the Wantage Township Municipal Building.

Chairman Smith stated that this meeting was being held in compliance with the provisions of the Open Public Meetings Act, Public Laws 1975, and Chapter 231.  It had been properly noticed and posted to the public.

ROLL CALL

PRESENT:  Mssrs. Smith, Space, Slate, DeBoer, Hough, Cecchini, Cillarotto, Grau.  Mmes. Kanapinski, Gill, Attorney Glenn Kienz, Engineer Harold Pellow.

ABSENT:  Mssrs. Corrigan, Bono.  Mme. Mylecraine.

MASTER PLAN

Chairman Smith announced that the Master Plan would not be discussed at that meeting since there was a full agenda for the night.  A public meeting was scheduled for Tuesday, October 4, 2005 at 4:00 p.m. at the Wantage Township Municipal Building.  The discussion was carried to the 11/22 Board meeting.  No further notice is required.

APPLICATIONS

L-35-2004 AZZAM ISHAK
Application for preliminary and final site plan approval to construct a used car sales office.  The property is located on Route 23 in the HC zone and is known as Blk. 6, Lot 2 containing 1.385 acres.

The applicant requested that this application be carried to 10/25.  No further public notice being required.

L-19-2005 DONALD PATLEN

Application for site plan approval to convert an existing dwelling into a dental office on the lower level and the residence upstairs.  The property is known as Blk. 136, Lot 11.05 located on Rt. 23 in the HC zone.

The applicant requested that this be carried to 10/18.  No further notice required.

MOUNTAIN VIEW MANOR

The applicant requested this application be carried to the 10/25 meeting.

Chairman Smith informed the audience that since he was not present at the last meeting on August 23, 2005, he did review the tapes in order to be up to speed on the applications being discussed at this meeting.

L-16-2005 DONALD PFISTER

Application to combine Lots 2, 3 and 4, in Blk 12.02, with some additional acreage from Blk. 12.01, Lot 29 to create a 5 acre lot.  The applicant also proposes to annex Lot 6, in Blk. 12.03 to Lot 29, Blk. 12.01.  The property is located on Beaver Run Road in the R5 zone.

Engineer Kenneth Wentink spoke on behalf of the applicant.  He stated they are complying with the two requests from the Board.  One is the drainage situation, as discussed with Mr. Pellow to be determeined in the field and the other one is that the land is suitable for a septic, as per letter from the Department of Health.

There was no one from the public on this application.

Mr. Slate made a motion seconded by Mr. DeBoer to grant approval on this application subject to conditions and to adopt the resolution memorializing the Board’s decision of September 20, 2005 to approve the application of Donald and Karen Pfister for Block 12.01, Lot 29, Block 12.02, Lots 2, 3 and 4 and Block 12.03, Lot 6 as shown on the Tax Map of the Township of Wantage, located on Beaver Run Road in the R-5 (Residential Environs) Zone, requesting minor subdivision approval with ancillary "c" variance relief pursuant to N.J.S.A. 40:55D-70(c) and N.J.S.A. 40:55D-47, subject to the following terms and conditions:

1. The development of this parcel shall be implemented in accordance with the plans submitted and approved.

2. This approval is granted strictly in accordance with the plans prepared by Kenneth A. Wentink, P.E., L.S., dated June 9, 2005 and consisting of five (5) sheets and/or as same may be modified in consultation with the Board Engineer.

3. The approval is granted subject to the Applicants complying with all terms and conditions of the Board Engineer's review report dated June 15, 2005.

4. The granting of this application is subject to and contingent upon the Applicants paying the necessary affordable housing fees to the Township of Wantage as provided for in the Wantage Ordinance.

5. Prior to the issuance of any construction permit, the Applicants shall file with the Board and Construction Official an affidavit verifying that the applicants are in receipt of all necessary agency approvals other than the municipal agency having land use jurisdiction over the application and supply a copy of any approvals received.

6. Payment of all fees, costs, escrows due or to become due.  Any monies are to be paid within twenty (20) days of said request by the Board’s Secretary.

7. Certificate that taxes are paid to date of approval.

8. Sussex County Planning Board approval.

9. Subject to all other applicable rules, regulations, ordinances and statutes of the Township of Wantage, County of Sussex, State of New Jersey, or any other jurisdiction.

ROLL CALL VOTE:

THOSE IN FAVOR:  Smith, Slate, DeBoer, Hough, Cecchini, Cillarotto, Kanapinski, Gill.

ABSTAIN:  Space, Grau.

THOSE OPPOSED:  None.  MOTION CARRIED.

L-26-2005 LGR
Application for Final Major Subdivision for Fieldstone Ridge.  Approval for 24 lots was granted in August, 2003.  The property is known as Blk. 125, Lot 4.01 on Decker Road.

Attorney Mark Hontz stated that the applicant is ready to comply with the provisions of the COAH obligation ordinance for the Township

Mr. Smith had a question on stormwater basins.  They will be the responsibility of the homeowner and it will be specified in the deed.

The application was open to the public.  Ann Smulewicz asked what the COAH obligation would be.  Mr. Smith explained that it is a percentage of the assessed valuation of the property.

It was discussed that the granting of this application is subject to and contingent upon the Applicant obtaining septic approval before a building permit can be issued.  In the case where a new lot created by this subdivision cannot support a septic system, then said lot should be merged with the neighboring lots.
Mr. DeBoer made a motion seconded by Mr. Slate, to grant final major subdivision approval, subject to the terms and conditions and to adopt the resolution memorializing the Board’s decision of September 20, 2005 to approve the application of LGR Enterprises, LLC for Block 125, Lots 4.01 and 4.06, as shown on the Tax Map of the Township of Wantage located on Decker Road and County Route 519 in the N-C Zone, requesting final major subdivision approval to create 24 lots on the Subject Property pursuant to N.J.S.A. 40:55D-50, subject to the following terms and conditions:

1. The development of this parcel shall be implemented in accordance with the plans submitted and approved.

2. This approval is granted strictly in accordance with the major subdivision map prepared by Jeffrey B. Doolittle, submitted with the application and/or as same may be revised in consultation with the Board Engineer.

3. The Applicant shall comply with the recommendations contained in the Township Engineer's review report dated August 22, 2005.

4. The granting of this application is subject to and contingent upon the Applicant complying with all terms and conditions of the preliminary major subdivision approval granted by the Land Use Board for Application No, L-21-2003 decided on August 12, 2003 and memorialized on October 21, 2003, except as same may have been modified by the granting of this application for final subdivision approval.

5. The granting of this application is subject to and contingent upon the Applicant drilling test wells on the Subject Property which shall be subject to the review and satisfaction of the Township Engineer.

6. The granting of this application is subject to and contingent upon the Applicant obtaining septic approval before a building permit can be issued.  In the case where a new lot created by this subdivision cannot support a septic system, then said lot should be merged with the neighboring lots.  In this situation, a minor subdivision would be necessary.
7. The granting of this application is subject to and contingent upon the Applicant submitting all Deeds and Easements for this project for review and approval by the Board Engineer and Board Attorney before the final map is signed.

8. The granting of this application is subject to and contingent upon the Applicant entering into a Developer's Agreement with the Township of Wantage.

9. The granting of this application is subject to and contingent upon the Applicant posting a Performance Bond in the amount of $1,006,390.00 which amount is based on the Applicant's engineer's estimate of improvements dated August 18, 2005.  Said bond is to be posted before the final map is signed.

10. Road names and lighting to be approved by the Township Committee.

11. The granting of this application is subject to and contingent upon the Applicant obtaining a Slope Easement from the owner of Block 129, Lot 1.02 prior to the reconstruction of Decker Road.

12. The granting of this application is subject to and contingent upon the Applicant submitting detour plans for review and approval of the Board Engineer with respect to the reconstruction of Decker Road.  The Applicant shall also undertake all notification of schools and emergency response outfits in advance of the road closure.

13. The granting of this application is subject to and contingent upon the Applicant delineating with fences, flagging or other visible method all wetland buffer conservations on the Subject Property before any construction continues.

14. The granting of this application is subject to and contingent upon the Applicant creating a homeowner's association with appropriate Deed restrictions for the maintenance of the infiltration and detention basins on the Subject Property.  The documents utilized for this purpose shall be reviewed by the Board Attorney and Board Engineer.

15. The granting of this application is subject to and contingent upon the Applicant making a contribution to the Road Trust Fund in the amount of $1,900.00 per lot for 24 lots for a total of $45,600.00.

16. The granting of this application is subject to and contingent upon the Applicant paying the necessary affordable housing fees to the Township of Wantage as provided for in the Wantage Ordinance.

17. Prior to the issuance of any construction permit, the Applicant shall file with the Board and Construction Official an affidavit verifying that the Applicant is in receipt of all necessary agency approvals other than the municipal agency having land use jurisdiction over the application and supply a copy of any approvals received.

18. Payment of all fees, costs, escrows due or to become due.  Any monies are to be paid within twenty (20) days of said request by the Board’s Secretary.

19. Certificate that taxes are paid to date of approval.

20. Sussex County Planning Board approval, if necessary.

21. Sussex County Engineering approval, if necessary.

22. Sussex County Health Department approval, if necessary.

23. Wantage Township Fire Official approval, if necessary.

24. 24.
Wantage Township Soil Erosion and Sediment Control approval, if necessary.

25. NJDEP Freshwater Wetlands approval, if necessary.

26. NJDEP Bureau of Dam Safety approval, if necessary.

27. Subject to all other applicable rules, regulations, ordinances and statutes of the Township of Wantage, County of Sussex, State of New Jersey, or any other jurisdiction.

ROLL CALL VOTE:

THOSE IN FAVOR:  Smith, Slate, DeBoer, Hough, Cecchini, Cillarotto, Kanapinski, Gill.

ABSTAIN:  Space, Grau.

THOSE OPPOSED:  None.  MOTION CARRIED.

L-13-2005 JUSTIN VANDERGROEF

Application to create a lot with 50 ft. frontage on a private road.  The property will be accessed from Sytsema Place which is located off Holland Road.  The proposed lot will contain 5.377 acres and is in the R5 zone and is known as Blk. 123, Lot 3.01 and 3.12.

Attorneys James Opfer, representing the applicant, and William Vosper, representing the public, and the applicant Mr. Justin VanderGroef were present.

Members Gill and Space stepped down

Mr. Opfer stated that the driveway would be to the far right, close to the Baklarz home and there would be a restriction on the right of way, only to be used by Mr. VanderGroef.

There would be shrubs planted at the turn of the driveway as a buffer to minimize headlight disturbance.

There would be no storage of large commercial vehicles.

Mr. Vosper called witnesses who gave their testimony as to why they felt the access to the property should come from Holland Road and not from Sytsema Place.  The witnesses were Attorneys Fred Norton and Gregory Reed, Wetlands Consultant and Surveyor, Laura Brill, and Megan Hunscher, licensed Planner from Pennsylvannia.

Mr. Dave Vandenheuvel, a resident for 7 years, brought some pictures of the area which he took, to be admitted into evidence and marked as 01 and 02.

There was no one else from the public who wished to speak on this application.

Mr. Hough made a motion, seconded by Mr. Slate to grant approval on this application.

ROLL CALL VOTE:

THOSE IN FAVOR:  Smith, Slate, DeBoer, Hough, Cecchini, Cillarotto, Kanapinski, Grau.

THOSE OPPOSED:  None.  MOTION CARRIED.

L-22-2005 ABD WANTAGE
Application for Final Major Subdivision approval for Phase II.  The property is known as Blk. 54, Lots 9 and 10.01 in the R5 zone and located on Lowe Road and Cty Rt 650 (Libertyville Road).

Attorney Michael Selvaggi on behalf of the applicant stated that at this time the applicant is looking for Final Major Subdivision approval on lot 10.01 only.  The applicant agreed to grant a right of way as well.

Mr. Speulstra, Engineer, on behalf of the applicant, agreed with the recommendations previously made.

Mr. Smith opened the meeting to the public.  Mr. Douglas Synol, who lives across the street on LibertyvilleRoad, expressed concern with water coming from Lowe Road.  He was informed by the Board that this is a county issue, part of the stormwater management program.

Mr. Cecchini made a motion seconded by Ms. Gill, to grant approval on this application, subject to conditions.

ROLL CALL VOTE:

THOSE IN FAVOR:  Smith, Space, Slate, Hough, Cecchini, Kanapinski, Gill.

THOSE OPPOSED:  None.  MOTION CARRIED.

L-28-2005 DEAN SCHMITTER

Application to construct a shed with a height of 23.8 ft.  The permitted height is 20 ft. therefore, a variance is required.  The property is located at 84 Route 639 and is known as Blk. 116, Lot 10.03 in the HC zone.

The application was deemed incomplete.  The Applicant was informed that this application was being carried to 10/25.

RESOLUTIONS
L-21-2005 NOTARO

Mr. Cecchini made a motion seconded by Ms. Gill, to adopt the resolution memorializing the Board’s decision of August 23, 2005 to approve the application of John Notaro for Block 129, Lot 1.02, as shown on the Tax Map of the Township of Wantage located on 300 Route 519 in the R-5 (Residential Environs) Zone, requesting use variance approval pursuant to N.J.S.A. 40:55D-70(d), subject to the following terms and conditions:

1. This approval is subject to the Applicant filing a site plan depicting the parking arrangement to be utilized on the Subject Property for review and approval of the Board.  

2. The development of this parcel shall be implemented in accordance with the site plan to be submitted and approved in accordance with paragraph 1 above.

3. Prior to the issuance of any construction permit, the Applicant shall file with the Board and Construction Official an affidavit verifying that the Applicant is in receipt of all necessary agency approvals other than the municipal agency having land use jurisdiction over the application and supply a copy of any approvals received.

4. Payment of all fees, costs, escrows due or to become due.  Any monies are to be paid within twenty (20) days of said request by the Board’s Secretary.

5. Certificate that taxes are paid to date of approval.

6. Sussex County Planning Board approval.

7. Subject to all other applicable rules, regulations, ordinances and statutes of the Township of Wantage, County of Sussex, State of New Jersey, or any other jurisdiction.

ROLL CALL VOTE:

THOSE IN FAVOR:  Slate, DeBoer, Hough, Cecchini, Cillarotto, Kanapinski, Gill.

THOSE OPPOSED:  None.  MOTION CARRIED.

L-17-2005 LELA WILSON & THEODORE MARSH

Mr. Hough made a motion seconded by Mr. Cecchini, to adopt the resolution memorializing the Board’s decision of July 19, 2005 to approve the application of  Lela V. Wilson and Theodore D. Marsh, Jr., for Block 150, Lots 22.01 and Lot 9.08, as shown on the Tax Map of the Township of Wantage located at 41 Mudtown Road, in the Residential Environs District, requesting minor subdivision pursuant to N.J.S.A. 40:55D-47, subject to the following terms and conditions:

1. The development of this parcel shall be implemented in accordance with the plan submitted and approved.

2. This approval is granted strictly in accordance with the plat prepared by Daniel E. Kent, IIII, L.S., P.P., dated June 6, 2005 and consisting of one sheet.

3. This approval is conditioned upon the Applicants complying with the terms and conditions of the Board Engineer’s Report reviewed as a part of the application filed.

4. Prior to the issuance of any construction permit, the Applicants shall file with the Board and Construction Official an affidavit verifying that the Applicants 

5. are in receipt of all necessary agency approvals other than the municipal agency having land use jurisdiction over the application and supply a copy of any approvals received.

6. Payment of all fees, costs, escrows due or to become due.  Any monies are to be paid within twenty (20) days of said request by the Board’s Secretary.

7. Certificate that taxes are paid to date of approval.

8. Sussex County Planning Board approval.

9. Subject to all other applicable rules, regulations, ordinances and statutes of the Township of Wantage, County of Sussex, State of New Jersey, or any other jurisdiction.

ROLL CALL VOTE:

THOSE IN FAVOR:  Smith, Space, Slate, DeBoer, Cecchini, Cillarotto, Gill, Kanapinski.

THOSE OPPOSED:  None.  MOTION CARRIED.

L-20-2005 BAKER

Mr. Hough made a motion seconded by Mr. Smith, to adopt the resolution memorialized on

ROLL CALL VOTE:

THOSE IN FAVOR:  Smith, Space, Slate, DeBoer, Hough, Cecchini, Gill, Kanapinski.

THOSE OPPOSED:  None.  MOTION CARRIED.

OTHER BUSINESS
At the request of the applicant, a special meeting was scheduled for Christie Development on 10/4 at 3:30 pm.

Ms. Kanapinski informed the Board that a Committee meeting is scheduled for 9/29 6:30 p.m. regarding open space.

ADJOURNMENT

On a motion duly made, seconded and carried, the meeting was adjourned at 9:45 p.m.








Respectfully submitted,








Stella Salazar








Assistant Secretary

